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Date: May 10, 2006 Item No.

MILPITAS PLANNING COMMISSION AGENDA REPORT

Category: Public Hearings Report Prepared by: Cindy Hom

Public Hearing: Yes X  No:

Notices Mailed On: 3/31/06 Published On:  3/30/06 Posted On: 3/31/06
TITLE: “S”ZONE APPROVAL N0; SZ7.2005-12 ‘
Proposal: A request to construct a 5,994 square foot single story residence,

detached second family unit, and various landscape amenities
including a patio cover, in ground pool, and spa.

Location: 1000 Piedmont Road (4PN 88-44-099)

RECOMMENDATION: Approve with conditions to City Council

Applicant: John Ha, 510 Lawrence Expressway, Sunnyvale, CA 94085

Property Owner: Phung Nguyen and Trang Tran, 1671 Canyon View Dr. San Jose,
CA 95132

Previous Action(s): Tentative Map Approval

Environmental Info: Categorically Exempt pursuant to section 15303 (a) of the California

Environmental Quality Act (New construction or conversion of small
structures, Single family home residence)

General Plan Designation: “Hillside — Very Low Density”

Present Zoning: Single Family Residential-Hillside” (“R1-H")

Existing Land Use: Vacant |

Agenda Sent To: Applicant/property owner

Attachments: Plans, Memo dated 4/24/06 from Milpitas Fire Department, April 12,
2006 Staff report.

PJ #: 3197

BACKGROUND

This item was continued to the May 10, 2006 Planning Commission meeting to address issues
raised by during the Public Hearing on April 12, 2006 for the project.

A detailed staff report dated April 12, 2006 was provided to the Planning Commission and
reviewed during its April 12" meeting. This application was submitted pursuant to Section 45
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(Hillside Combining District) and Section 42 (Site and Architectural Review), of the Milpitas
Zoning Ordinance for the construction of a new 5,994 square foot contemporary ranch style
single story residence, a 809 square foot detached second family unit, and other various site and
landscape amenities including an attached patio cover, in ground pool and spa, retaining wall,
openwork iron fence and 43 new trees on a 1.68-acre triangular shaped parcel located on the
northeast quad:rant of the intersection at Piedmont Road and Landess Avenue. An aerlal photo of
the subject site is provided below:

The project was reviewed for conformance with the General Plan and Zoning Ordinance. As
indicated in the staff report dated April 12, 2006, the project is consistent with the General Plan
and complies with the Zoning Ordinance requirements for development in the hillside. The
project encourages a housing type that meets the needs of individuals and families. As proposed,
the project utilizes colors and materials that blend with the environment and preserves views of
the hillside. The project also complies with the development standards for the R1-H (Single
Family- Hillside) Zone and is demonstrated in Table 1 on the proceeding page:
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TABLE 1
HILLSIDE ZONING STANDARDS & REQUIREMENTS
REQUIRED PROPOSED COMPLIES
BUILDING HEIGHT
17 WEST OF v’
CRESTLINE
17’ 17
27" EAST OF
CRESTLINE n/a n/a
SETBACKS
FRONT 25’ If avg. slopes is < 16%,; otherwise 40’ is 25’ v
required 40°
SIDE 40’ 40°
REAR 40°
SIZE OF MAIN 6,000 sq. ft. maximum 5,994 sq. ft.
RESIDENCE
v’
IMPERVIOUS 10% of total lot area or 8,000 SQ. FT. 7, 998 sq. ft.
SURFACES
v
CRESTLINE ZONE | No structure shall visually intrude into the CZP. | No structure in
OF PROTECTION | TLand within the CZP shall remain in a natural | the CZP. v
(CZp) condition and structures, grading and non-
. , e Located
native plant material are prohibited. -
approximately
6,000 away
from the CZP.
LOT AREA None specified. The avg. land area/dwelling is | Not applicable.
based on the Slope D;nsny Equzlitlon. The Lot is exempted v
General Plan requires a density of 1 .
. per Section
unit/10gross acres. However, lots that were 45 03-7
created prior to the effective date the Hillside '
Ordinance was codified are exempt.
ISSUES

Planning Commission directed staff to respond to the Planning Commissioners’ questions and
issues raised by Steve Bunnell, a Milpitas resident. The following responses are outlined below:

Questions from the Planning Commission
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Q: Is a retaining wall or fence being proposed along Piedmont Road street frontage?

A: A 5’ openwork iron fence is proposed along Piedmont Road. A detail of the fence is
provided on sheet A-3.2 of the plans forwarded to the Planning Commission on April 7,
2006.

Q: Does watering of construction areas twice daily include Piedmont Road and has the project
taken account construction traffic impacts? o

A: COA #13 is a standard condition of approval for projects that involve construction
activities and is limited to the project site. As shown in the erosion control plan, sheet C-6,
fiber rolls shall be installed around the perimeter of the site to prevent erosion and runoff
from spilling onto public right-of-ways and receiving storm drain facilities. The erosion
control plan also shows a designated area for construction entrance and a concrete wash out
area. Therefore, mud will not be tracked offsite. Any stock piling of topsoil shall be done in
conformance with the standard guidelines for stormwater and urban runoff pollution
prevention. Therefore, any potential runoff or erosion onto Piedmont is mitigated and less
than significant.

In review of the project, staff did not anticipate any traffic impacts on Piedmont Road
because the site is large enough to accommodate construction and construction staging onsite.
Currently, no on-street parking is allowed on Piedmont Road and the posted speed limit is
35mph.

Q: Is there a state law that restricts speed limits in construction zones or areas?

A: The City Attorney's Office found nothing in the California Codes requiring that a speed
limit be reduced in a construction area, but there is certainly authority for a local agency to
enforce stricter speed limits than those posted when entering a construction area or zone in
the City.

The City Attorney’s review of the Vehicle code indicated that the City does have the
authority to authorize and enforce stricter speed limits within the City when there is any kind
of construction activity. Per Section 21100(f) of the Vehicle Code, local authorities may
adopt rules and regulations by ordinance or resolution that regulates traffic movement
through construction areas. Furthermore, section 22362 of the Code makes it a violation of
law to disobey posted signs identifying restricted areas and reducing the applicable speed
limit. Under the statute, local agencies are indirectly granted authority to reduce the speed
limit to as little as 25 mph in areas where employees or contractors of the agency are
working.

Also, under section 42009, fines for violations in marked construction zones increase.

Q: Are there any permanent structures proposed over utility lines and over the new utility
connection to city services?

A: No permanent structures are proposed over utility lines and facilities for water, sewer, and
stormwater. As per COA # 23 and COA #24, the applicant must dedicate necessary public
service utility easements. All onsite public utilities shall be protected in place and if
necessary, relocated to the approval of the City Engineer. Through the building permit
process staff will be able to review the site improvement plans and verify compliance with



PAGE 5 0F 12

P. C. ARS—
S7.2005-12

1000 Piedmont Road

this condition. Prior to COA #24 also further states no permanent structures shall be
permitted within City easements to allow for access to facilities for maintenance and repair.

Q: Did the project consider the advantages of solar energy design?
A: The project proposal does not propose the use of solar energy designs.
Q: What does the City intend to do about the abandoned road and cul-de-sac.?

A: City has no plan to abandon the Old Piedmont Road and cul-de-sac. Proposals to
abandon any public roadway or easement would require City Council approval and subject to
notification of adjacent property owners, public utility companies and a public hearing.

In the past, numerous complaints were received for nuisances including illegal dumping,
graffiti, and the gathering of people on the cul-de-sac. To alleviate this problem, the City
coordinated with the San Jose Fire Department and installed a gate to prohibit general public
access to the cul-de-sac area. San Jose Fire Department was provided a key to unlock the
gate and is able to utilize the cul-de-sac for fire turn around. Currently, City’s Public Works
Department is looking into this matters relating to the maintenance of the cul-de-sac and will
provide the Planning Commission with an update in the near future. Portion of Old Piedmont
Road, including the entire cul-de-sac is a City owned facility. As proposed, the subject
development does not obtain access from this roadway. Old Piedmont Road and the cul-de-
sac is not part of the project area and should be separate from this reivew.

Q: Are the proposed trees fire resistant?

A: The proposed trees are consistent with City Council Resolution 6066 in terms of plant
species and spacing. Landscaping includes drought tolerant species and does not mix ground
cover and shrubs directly beneath tree canopies. The proposed landscaping are arranged in
clusters and spaced apart to provide adequate access to routinely remove dead wood and
planted an acceptable distance away from combustible structures.

Questions from Steve Bunnell

Q: Did Shapell ever intend to build on this site since they assigned lot numbers to the
parcel? If so did the former City Council decisions or the Planning Division deny building
on this lot for any reason? Also another owner possessed the land before the current
owners. Did the former owner ever try to develop the property?

A: The Final Map and review of the planning files and Planning Commission minutes
showed no evidence of any restrictions of development on this lot. The reasons why previous
owners never developed this site are unknown and not relevant to the project currently under
review. This parcel is a legal lot of record and can be develop pursuant to the Milpitas
Zoning Ordinance. '

Q: The Association of Bay Area Governments (ABAG) GIS Earthquake Fault Zone Map
shows the Hayward Fault to be right in the center of the property. I understand that the
City of Milpitas did a site study from the mid 1980’s for their survey. Their survey showed
the Hayward Fault around 850 feet east of the property and the Crosley Fault nearby. The
ABAG site has a disclaimer that reads fault information in these digital files is not
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sufficient to serve as a substitute for the geological but I would appreciate a more up to
date seismic study of this property.

A: As required by the Milpitas Zoning Ordinance and General Plan, a geological and
geotechnical study was conducted in June and July of 2005 and provides a current seismic
study of this property. The scope of the geological and geotechnical 1nvest1gat10n prepared
by Billy Lin and Associates included:

a. Review available published and unpublished geological, seismic, and geotechnical
information on file with the U.S. Geological Survey, The California Geological
Survey as well as other reports as recent as 2005.

b. Perform site reconnaissance and geologic mapping

c. Perform surface exploration to detect possible presence of fault traces within and
around the proposed building envelope.

d. Perform subsurface exploration to evaluate the subsurface geotechnical conditions
at the project site

¢. Perform laboratory testing appropriate to the investigation

f. Perform engineering analysis, including slope stability analysis, and evaluate the
resulting field data.

The project site is located within the State of California Special Study Zone, which is an
official map prepared by the California Division of Mines and Geology. As noted in the
Geological and Geotechnical Report as well as the staff report, the Hayward Fault is mapped
approximately 2,800 feet northeast of the project site. Two fault traces associated with the
Hayward fault is the Crosley and Berryessa Faults. The Crosley Fault is located close to and
along the northeastern property boundary and the Berryessa Fault is mapped approximately
900 feet northeast of the site. As per COA # 10, the site will be developed in accordance with
the recommendations and design considerations contained in the Geological and Geotechnical
Report dated September 11, 2005 by Billy Lin and Associates as well as the peer review
recommendations prepared by Geotechnical Engineers Incorporated.

Q: When I review the plans last Friday I was told that the land was not in a slide area.
Staff said that slippage in the hillside was missing the property and I believe arching just
north of the property. I can’t understand why this lot would be the only one in the area not
on the move. The Lee’s Orchard development to the north has had hillside slippage
problems for years as have the San Jose land to the South. I took a picture for you to
review of the court just above the property. The picture clearly shows slippage heading
directly through the property. One other major problem that happened near the area was
the replacement of a 300ft. huge water transmission main that was in danger of failure due
to hillside slippage.

A: As noted in the Geological and Geotechnical report dated September 11, 2005 and April
12, 2006 staff report, the property is within proximity of the Berryessa Creek Landslide
Complex which includes the Northern Young Landslide which is located approximately 250
feet north from the northern end of the project site and slips to the northwest, away from the
site. The Adjacent Hillside Landslide is located to the east and slips to the west. The Old
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Piedmont Road Landslide is located to the south and moves southwesterly, away from the
project site.

Regarding the visible “cracking” on the surface of the cul-de-sac, it is not caused by
differential settlement of the underlying soils or by the Crosley Fault thrust movement.
Exploratory borings show that the pavement is supported on moderately compacted structural
fill to a depth of about 4 feet, followed by very stiff to hard silty clay soils. The minor and
moderate cracks observed on Piedmont Road next to the northwest end of the property appear
to be the result of one or more following causes: 1) the settlement of fill underlying this
portion of the street and 2) slow rate of movement of the adjacent deep-seated complex
landslide that moves to the west. |

The report further indicated that no active slide is observed within the project site. As
conditioned no habitable structures shall be located within 50 feet from the Crosley Fault and
75 feet from the Landslide Toe. The construction of the home must also comply with the
recommendations and design considerations specified in the Geological and Geotechnical as
well as the recommendations made from Geotechnical Engineers Incorporated who conducted
the peer review of the report for the City.

Q: The court I mentioned is located at one corner of the property. During the title search I
noticed that the City of Milpitas ownership and an easement fo part of the court. I want to
be sure the City of Milpitas does not ever release the easement. The court is critical for Fire
Engines to be able to turn around on Old Piedmont Rd. I understand that the City of San
Jose owns Old Piedmont but as a good neighbor and for safety reason the court should
always remain in tact. Also the City should retain utility easement right on our abandon
section of Old Piedmont to the east of the property.

A: City has no plan to abandon the Old Piedmont Road and cul-de-sac. Any proposal to abandon any
public roadway or easement would be subject to notification of adjacent property owners, public
utility companies and a public hearing.

Q: I snapped a picture of the lot showing just how high the lot sits in relation to the curb
along Piedmont Road. The lot is at least five feet higher than the curb. With a 17ft. high
home it will stand just as high as the two-story home. I understand that all home built
along the scenic corridor must be single story but with the height of the lot it will be seen
like a two-story home.

A: As proposed, the single story home is situated on the relative flat part of the parcel which
not only minimizes grading but also preserves the vista of the hillside. The proposed home
complies with the required 17 feet height limitation. The home will not appear like a two
story home because there is no second floor nor does the proposed home propose any steep
rooflines or architectural feature that would give an appearance of a second story.

Q: The plan only calls for one Fire Hydrant installed. The nearest Fire Hydrant is 1000
feet north of the hydrant that is to be installed. Staff informed me that the 300 feet is
recommended for hydrant spacing. If this project gets approved I would put into the
stipulation that the homebuilder install two hydrants along their property front and use
the utility easement to install one on the court above.
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A: Per the Milpitas Municipal Code V-300-2.1.24, any dwelling located more than 500 feet
from a hydrant is considered to be without adequate piped water supply for fire protection.
Under the noted Municipal Code Section, a minimum of 200 gallons per minute for 20
minutes is required. As a conditioned, the applicant is required to install one new public fire
hydrant which provides estimated 1,500 gallons per minute to as much as 3,000 gallons per
minute which exceeds the minimum 200 gallon per minute that is required. Considering no
access will be taken from the cul-de-sac and the home has a fire sprinkler system, an
additional hydrant on the court and a second hydrant along Piedmont Road above would be
unnecessary. :

RECOMMENDATION

Recommend approval to the City Council based on the findings and subject to the conditions
listed below.

FINDINGS
1. The project complies with the relevant sections of the City’s General Plan and Zoning
- Ordinance.

2. The proposed residence is of an attractive design using appropriate colors and materials that
complement the surrounding neighborhood and Hillside area.

3. The project is Categorically Exempt from the requirements of the California Environmental
Quality Act (CEQA) inasmuch as it meets the definition of Class 3 Exemption (i.e. new
construction of small structures—specifically, construction of up to three single-family
residences in urbanized areas).

SPECIAL CONDITIONS

1. This approval is for the development of a 5,994 square foot single-family residence, detached
second family unit, and various landscape amenities as shown on approved plans dated April
12, 2006 and as modified by these conditions of approval. Any modification shall be
submitted pursuant to Section 42 for Planning Commission review and approval. (P)

2. Prior to any tree removal, the applicant shall obtain a tree removal permit from the City Parks

- and Facilities Department. (P) (PW)

3. Prior to any demolition or grading permit issuance, the applicant shall submit to the Planning
Division a tree protection plan prepared by an arborist, addressing protective measures for the
existing trees to be retained on the developed site. (P) (PW)

4. Prior to any demolition or grading permit issuance, the applicant shall obtain tree removal
permits as required. (P) (PW)

5. Applicant shall screen all ground utilities (backflow preventers) and necessary fire equipment

(as per Fire Department Standards). (P)
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6.

10.

11.

12.

13.

14.

The building height shall not exceed 17 feet for the residence and any accessory structures
and buildings as measured from the lowest finished grade to the highest ridgeline of the
building, per the City of Milpitas Hillside Ordinance. (P)

Impervious surface area shall not exceed 10% of the lot area or a maximum of 8,000 square
feet, per the City of Milpitas Hillside Ordinance. (P)

Prior to building permit issuance, the applicant shall include calculations with the building
permit plans that demonstrate the openwork type fence provides the required 75%
transparency. (P)

No structures of human occupancy should be constructed within 50 feet of the Crosley Fault
and within 75 feet of the Landslide Toe. Construction drawings shall clearly show the
Crosley Fault setback and the Landslide setback. (P)

The applicant shall comply with the findings and recommendations prepared by Billy Lin and
Associates, contained in the geotechnical reports, dated September 11, 2005 and the
addendum prepared by GEI dated February 13, 2006 to ensure compliance with this
mitigation. The applicant shall also submit a letter from a licensed geotechnical engineer at
Billy Lin and Associates certifying that all of their recommendations have been incorporated
into the submitted building or grading plans prior to issuance of any grading or building
permit. Additionally, prior to obtaining a final, a certificate of occupancy, or any occupancy
for the building, the applicant shall submit a letter from a licensed geotechnical engineer at
Billy Lin and Associates certifying that all of their recommendations have been satisfied. (P)

(E) (B)
The applicant shall submit a grading plan to the Planning staff showing that the overall
height, grade, cut and fill slopes are developed in conformance with the recommendations

from the Geological and Geotechnical Report dated September 11, 2005 and the addendum
dated February 13, 2003. (P)

The applicant shall record with the Santa Clara County Recorders office a hold harmless
agreement with the deed for the property disclosing that the site is located within an ancient
landslide area, which may have higher than normal potential landslides. This agreement
would hold harmless the City from future landslides resulting from development of a site
within an ancient landslide area. The City Attorney shall draft said agreement. (P)

The applicant shall submit an erosion control plan to the approval of the Planning Division.
Erosion control measures shall be in place prior to the start of any work and maintained until
the completion of construction. (P)

During all construction activities on-site, the project applicant/developer shall adhere to the
following Best Management Practices as suggested by BAAQMD:

a, Watering all active construction areas twice daily and mover often during windy periods.
Active areas adjacent to existing land uses shall be kept damp at all times, or shall be
treated with non-toxic stabilizers or dust palliatives.

b. Cover all trucks hauling soil, sand, and other loose material or require all truck to
maintain at least 2 feet freeboard level within their truck beds.
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15.
16.

17.

18.

19

20.

21.

22

c. Pave, apply water three times daily or apply non-toxic soil stabilizers on all unpaved
access roads, parking areas, and staging areas at the construction site. (P)

Prior to certificate of occupancy all landscaping shall be installed. (P)

The applicant shall clarify on the building permit plans that pervious concrete is to be used
for the construction of the driveway and walkways. (P)

If at the time of application for permit there is a project job account past due balance to the
City for recovery of review fees, review of permit will not be initiated until the balance is
paid in full. (P)

Public easement should be clearly marked. There should be no private plantings or irrigation
around public tree plantings. (PW)

. The issuance of building permits to implement this land use development will be suspended

if necessary to stay within (1) available water supplies, or (2) the safe or allocated capacity at
the San Jose/Santa Clara Water Pollution Control Plant, and will remain suspended until
water and sewage capacity are available. No vested right to the issuance of a Building Permit
is acquired by the approval of this land development. The foregoing provisions are a material
(demand/supply) condition to this approval. (E)

Prior to issuance of any building permits, developer shall obtain approval from the City
Engineer of the water, sewer and storm drain studies for this development. These studies
shall identify the development's effect on the City's present Master Plans and the impact of
this development on the trunk lines. If the results of the study indicate that this development
contributes to the over-capacity of the trunk line, it is anticipated that the developer will be
required to mitigate the overflow or shortage by construction of a parallel line or pay a
mitigation charge, if acceptable to the City Engineer. (E) '

At the time of building permit plan check submittal the developer shall submit a grading plan
and a drainage study prepared by a registered Civil Engineer. The drainage study shall
include offsite tributary drainage areas currently draining to this site via existing cul-de-sac
and analyze the existing and ultimate conditions and facilities. The subject study shall
recommend adequate drainage facilities to properly accept and convey drainage flows. The
study shall be reviewed and approved by the City Engineer and the developer shall satisfy the
conclusions and recommendations of the approved drainage study prior to building permit
issuance. (E)

. Prior to building permit issuance, the developer shall obtain design approval and bond for all

necessary public improvements along Piedmont Road including but not limited to new curb
and gutter, pavement, street lights, fire hydrants, water and sewer main line extension to serve
the development, storm drain, sewer and water services. Plans for all public improvements
shall be prepared on Mylar (24”°x36” sheets) with City Standard Title Block and submit a
digital format of the Record Drawings (AutoCAD format is preferred) upon completion of
improvements. The developer shall also execute a secured public improvement agreement.
The agreement shall be secured for an amount of 100% of the engineer’s estimate of the
construction cost for faithful performance and 100% of the engineer’s estimate of the
construction cost for labor & materials. (E)
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23.

24.

25.

26.

27.

28.

29.

30.

31.

Prior to building permit issuance, developer must pay all applicable development fees,
including but not limited to, water, sewer, and storm drain connection fees, plan check and
inspection deposit. These fees are collected as part of the secured public improvement
agreement. (E)

Prior to any building permit issuance developer shall dedicate necessary public service utility
easements, as shown on the Engineering Services “S” dated 3/9/2006. (E)

All existing on-site public utilities shall be protected in place and if necessary relocated as
approved by the City Engineer. No permanent structure is permitted within City easements
and no trees or deep-rooted shrub are permitted within City utility easements, where the
easement is located within landscape areas. (E)

The U.S. Environmental Protection Agency (EPA) has empowered the San Francisco Bay
Regional Water Quality Control Board (RWQCB) to administer the National Pollution
Elimination Discharge System (NPDES) permit. The NPDES permit requires all dischargers
to eliminate as much as possible pollutants entering our receiving waters. Construction
activities which disturb 1 acres or greater are viewed as a source of pollution, and the
RWQCB requires a Notice of Intent (NOI) be filed, along with obtaining an NPDES
Construction Permit prior to the start of construction. A Storm Water Pollution Prevention
Plan (SWPPP) and a site monitoring plan must also be developed by the applicant, and
approved by the City prior to permit issuance for site clearance or grading. Contact the
RWQCB for questions regarding your specific requirements at (800) 794-2482. For general
information, contact the City of Milpitas at (408) 586-3329. (E)

The developer shall not obstruct the noted sight distance areas as indicated on the City
standard drawing #405. Overall cumulative height of the grading, landscaping & signs as
determined by sight distance shall not exceed 2 feet when measured from street elevation. (E)

The developer shall submit the following items with the building permit application and pay
the related fees prior to building permit issuance:

A) Storm water connection fee of $3594, water connection fee of $1910, sewer connection
fee of $1908 and wastewater treatment plant fee of $880.

B) Water Service Agreement(s) for water meter(s) and detector check(s).
C) Sewer Needs Questionnaire and/or Industrial Waste Questionnaire.

Contact the Land Development Section of the Engineering Division at (408) 586-3329 to
obtain the form(s). (E)

Prior to any work within public right of way or City easement, the developer shall obtain an
encroachment permit from City of Milpitas Engineering Division. (E)

It is the responsibility of the developer to obtain any necessary encroachment permits or
approvals from affected agencies and private parties, including but limited to the State of
California Department of Water Resources (DWR). Copies of these approvals or permits
must be submitted to the City of Milpitas Engineering Division. (E)

Apply applicable Guidelines for New Developments and Hillside Landscaping Water
Conservation Policy (Resolution # 6066). (E)
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32. Per Milpitas Municipal Code Chapter 2, Title X (Ord. No. 201), developer may be required to
obtain a permit for removal of any existing tree(s). Contact the Street Landscaping Section at
(408) 586-2601 to obtain the requirements and forms. (E)

33. The developer shall call Underground Service Alert (U.S.A.) at (800) 642-2444, 48 hrs prior
to construction for location of utilities. (E)

34. At the time of building plan check submittal, the developer shall incorporate the changes
shown on Engineering Services Exhibit "S"(dated 3/9/2006) in the design plans and submit
three sets of civil engineering drawings showing all proposed utilities and public
improvements to the Land Development Engineer for plan check. (E)

(P) = Planning Division; (E) = Engineering Division
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LOT COVERAGE CALGC.

SITE ACRES: 1.68 AC.
SITE AREA: 73,181 SF.
IMPERVIOUS SURFACE AREA: 7,998 SF.
PERCENTAGE CF LOT: 10.93%
MAIN BUILDING AREA: 5,994 SF.
PERCENTAGE OF LOT: B19%
2ND FAMILY UNIT: A BOS SF.
PERCENTAGE OF LOT: 1.10%
REAR PATIO AREA: 470 SF.
PERCENTAGE OF LOT: 0.64%
ENTRANCE: 180 SF.
PERCENTAGE OF LOT: 0.25%
FUTURE SWIMMING POOL: 545 SF.
PERCENTAGE OF LOT: 0.74%
LANDSCAPE: 55,183 SF.
PERCENTAGE: 82.07%
TABULATION

APN NUMBER: 088—44-099

TOTAL ALLOWABLE FLOOR AREA: 5,000 SF

PROPOSED GARAGE AREA: 1,040 S

PROPOSED FIRST FLOOR AREA: 4,954 SF.

TOTAL FLOOR AREA: 5,994 SF.

TOTAL F.AR: 819%

PROPOSED HEIGHT: 17'-0"

MAXIMUM HEIGHT ALLOWED: 17—0"
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SES SPECIFICATION AND DETAIL SHEETS FOR ADDIONAL INFORMATION.

B2 VERFY LOCATON WEED).
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BETWEEN THE ACIUAL STE CONDITIONS AND THIS PLAN.
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5.LOCATE ALL PIPING IN PLANTING AREAS WHZRE EVER POSSIBLE.
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PLANT LiST: [ PLANT NOTES:
L THE CONTRACTOR SHALL VERFY PLANT QUANTITES FROM THE PLANTING
R S L T AT e e

2. NOTFY THE LANDSCAPE ARCHITECT MEDIATELY W THE EVENT OF ANT
DISCREPANCIES ZETLEEN ACTUAL SITE CONDITIONS AND THE FPLANTING PLAN,

3. PLANT GRONDCOVER IN SRS AREAS AS NITED: USE TRIANGLLAR SPACING,

4 NDICATES PLANT KEY
ICATES FLANT CUANTITY

REED ASSOCIATES
LANDSCAPE ARCHITECTURE

a7 TAAFFE  STREET
sur\NWALE CALIFORNIA 94036

SE¥ DETAL AND ApDmIcNAL

S
o . PROIR TO ANY DIGGNG, CALL INDERGROUND SERVICE ALERT Lo@00.6422444, 403.481.90207 408.481-8022 FAX
i THE WORK N THESE DRAUNGS AND SPECFICATIONS MAY RUN CONCURRENTLY wob. e calanet | emai reed@alaner
B WITH WORK BT OTHERS. THE LANDSCAPE CONTRACTOR SKALL COORDNATE Hi$ WORK
Iy UTH OTHER CONRACTORS.

GAL 2. ALL BITE UTILITIES ARE YO BE PROTECED DURING CONSTUCTION, N THE EVENT OF
S} mmaemmncmmwwrmn:w OR BHALL

S GAL ARCHITECT. ANY DAMAGE TO UTILITIES, STRUCTURES,

TO REMAN, AND CAUSED BY THE LANDSCAPE CONTRAGTOR

1S GAL SHALL BE REPLACED OR FEPAIRED BY THE CONTRACTOR AT NO EXPENSE
Tsaa TO THE COER.

PROVIDE POSITIVE DRANAGE ANAY FROT ALL EUKDINGS (2% 1)
. THERE UILL BE NO MATERIALS OR PLANT MATERIALS SUBBTITUTIONS WHTHOUT
APFROVAL GF THE QUNER O THE LANDSCAPE ARCHITECT.
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LANDSCAPE SPECIFICATIONS

WARRANTY

©. COMTROL WIRE

F. RON SULFATE: STANDARD COKMERCIL BRAND.

Ton SveTEn SCAPE. PLANTI A FURNEH OWER W GUARANTES AT IRRIGTON SERNAER STEL 1 PRI £rou
IRRIGATION SPRINKLER AND LANDSCAPE. PLANTING B s A Vo, S0 O T GEE% Colptinis RECT SURU FEMOTE CONCRD:, Wi e e or
10 GENERAL e Wi s D SrECRATERS. RN Wik AND TEAS, RS Pl g;nvégu%;gnmw«w VA TRt cl e save © WOOD GHIP MULCH
"k B you mepes Uson s Eoueueny SEGURED T COUPLETE WOk bt o AT BT, S IS 8 RS P e
3. PROVDE GUARANTEE FOR REPAR OR REPLACDIENT OF DEFECTS i W 2 COMMON RETURN WIRE = WHITE, PILOT WIRE = RED, DRANGE. OR BLACK. i o
INDICATED [N DRAWAGS AND DESCRISED IN SPECIICATIONS. A o R D e T ok S RS mAwASE e s o o B - TO 3/4 DWMETER | SHREDDED BARK 5 UNACCEFTARL
1. PERFORM WORK. T AZCORCANCE WI ST STANCAFAS 5 PRACTCE. REATRNG 0 RS o T RePleS 'O RFLEEMBTS o Bt WOt DGO CERT 70 SUKE SPLGES MTH “SCOTCH LOK” NO. 3577 CONNECTOR, SEAUNG. PACKS, 08 o P AL
RO R W S LT I & Xl Wl OVED EaAl o o " CHTED 4 OGNS &1
OF WIERPRETING DRAMINGS NS & e REPARS 08 WENTS, INCLUDING COUPLETE RESTORATION OF DAMACED) SPRINKLER HEADS. REMOTE CONTROL VALVES, AUTCUATIC CONTROLLER, QXX COUPLER - PLANT LATERW, O
e SR, R GRIER WP UENTS, §F A KD WM X RENSSNAELE IME e P T TSRO R B LSRR N RelBoen,
B FROR To CONSTRUCTION, VEREY TOAT COVTRACT DOCUMENTS REFLECT LATEST REVSIONS. R it B CER AP RECHIRY OF WARTEN AR, 1. TPE SZE. AND LOCATON INDICATED % ORAWIGS. FOULOW THE ESTABUSHER CUSTONS OF THE NURSERY TRADE
D. N THE EVENT OF FALURE BY CONTRACTOR T OR REPLACEMENTS WIHN A 2. LOCATE RSMOTZ CONTROL VALVES AND QUICK COUPLERS A MAXMUM OF 12 2 AL FUOTS SHAL SE TRUE 10 NGIE JAC DU OF EACH BLNDLE OR LOT WITH ThE
ysws A0D_UETHODS CONFORMNG T i oy x W N8 N A G Rl Hocortial? Wi SRR
APPUCABLE PROVISIONS OF UNIFORM PLUMBING CODE. PUBLISHED BY WESTERN i T O TN "°"°E ’E"“ °R REPLACEMENTS Wil BE Lo FROM CURZ. WALK. OR K ARD. PECOMMENDED BY AWERICAN ASSOCKTION CF NI
P e Tt Bt W e BN e e o € BakOW PROENTION 3. AL PLANT WATERIALS SUALL MEET THE SPECICATONS OF FEDERAL, STATE. AN
X £ WARRANTY FERIOD FOR RRIGATON SPRINKLER SYSTEM, 1 YDAR FROM DATE OF ACCEPTAMCE -
1. BACKRLOW PREVENT N Tars Reborcne SPEEnON O FUNT DREASES ARo RS NFESTAToNS,
5. Ve tonATons o S UILIES WEHER OF NOT Showk 1 DRARKSS. & o BACHLON PREVENIERS AS KOIGATD I DRGSO AS APPROID B LOGA.
ety it FoR THOR PROTECTION. 15 LANDSCAPE MAINTENANGE AND GUARANTEE 4. PLANTS SHALL BE STMMETRICA, TYPICAL TOR VARETY A0 SoUN, HEALTHY,
2. DO NOT LOCATE IN LAWK AREAS. VERRE e W A et PR o R
° SONTRAZT DOCONENTS URE N ITEDED T CONLCT i FECURRNENTS OF A PROVDE MANTENANCE FOR PLANTWNG AND IRRGATON FOR 60 CALENDAR DAYS AFTER STAGE FEATIY NaRvAL REOY SYSTEMS, WAL R CONTANERS. SUT N TO THe
B e i S g o T i 3. SCREEN UNT WIH PLAT b OH PLANTING PLAN IN LOCATION OF PONT OF 'SENG RODT BOUND.
FOTUNSHE, OR CORSIRUCTCN G BETIER QUILTY, HOHER STANGARD, PROVSIONS 07 TRy Fraviiry o RIS RIS DATIRS B N0
DRAWINGS AN SPECIFGATONS TAKE FRECEDENCE. 1. SR MCWWOES, BUT IS NOT LMTED 10, NATERRG, WESERNG, VoW, FERTLZIG, SrChmEST. s ENTATVE OF THE SPECIES
CULTVATING, SPRAYING, CUTTING, AKD PRUNING NECESSARY TO KEEP PLANTS i A mn cuumks saecm:.n D T COMTOR 10 AL SSaTE AN LOGAL LAWS
£ ONTAN AND PAY FOR PERATS AND INSPECTIONS REQUIRED FOR THE WORK. FEC o Lo St T AREAS NEXT AND. ATTRACTVE 4. AVOD USKG PG PIPIG I GACKFLOW PREVENTER ASSEMBLES. SALE, TRARSPORTATC, AND INSPECTON OF FAT. MATZRILS.
F INMEDN:I.V lNFBRM lAND . WORK, WVEE?‘FYDFDME?&?FP'& ANG QUANTTVE%A £ MANTERANCE PERICO. F.  VALVE BOXES 6. :‘R%HDE ND’G‘SLY PLANTS WITH STRAKHY. SINGLE TRUKKS. UNLESS OTHERWISE INDICATEL
e R DISCRESANCY SETWEEN 2. UEDMTELY REPLICE DAMWGED, USHEAIL 08 DEAD TREES. SHRUES. A0 RARNGS.
SERGTOL T MENAT EoTiofk” cOulence WORK I ARERS OF DecAePaney . 70~ -
ACTIAL COMTONS | COMVENCE WORK I 4 CHERE Wi Lt ARD KIND INDICATED Y BRAWRES. 1. CONTROX WA S0 AMCTEX 50107000 T GEEEN COVER LD 0. 10 % e semeren o % wan-mun WV AT LEAST THREE »o
3. PROR T0 END GF MANTENANGE PERIOD, APPLY FERTUZID '0' (15-2-6) AT THE RATE S wsE
. DMENSIONS INDCATED I ORAWNGS ARE APPROVIMATE  PROVIOE QFFSETS, FITINGS, o Ll pr M ey . DSCARE FLANTING MATERWLS
SLEEVES, ETC., ilEQURED Yc CWPLE!E h( PROVECT, PERFORM SIMLAR CFERATIONS FOR o4 s PER 1,000 £ FEET UNFORMLY ARERS. #2 LA E P ING M 8 PLANTS THAT HAVE ERCIRCLING ROQTS, NOT ROOT BOUND, SHALL HAVE ROOTBALLS LIGHILY
O Sioions witmouT 5 Gmick LPON COUPLENON OF INTAL 60 DAY WANTWANCE PERIOD. NOTFY LANDSCAPE soL SEASTED ON A MINLAM OF 3 SIS T0 STOP ENCRELAG ROOT GROWTA.
11 SUBSTITUTIONS RELRENETRALRE B 7 S IR 1. EXSTNG SUBFACE SOIL. UNLESS OTHERWISE INDICATED N DRAWINGS, FREE 5. THE HEGHT AND SPREAD OF PLANT UATERALS SHALL BE MEASUBED WITH. ERANCHES
N PN MATERUALS 1N QUANTITES, SZE. AN SANLFACTURE. WOKCATED W DRAVINGS AND B guwEe JaT buNTs o LU pETY, e couomox fos SRR S BT ST v, RO, Shoks, ERvan o e ¥ THIR NODUL POSTION UEASURE SZES OF PLANTS OB DHE PUINT LT,
S AT 3 NAL 60 DAYS AFTER INMAL ACCEPVANCE Of PROJECT 8Y LAMDSCAPE ARCHI DELETERIOUS MATERALS. A EOMZN:R i coh';,x STOCK. S%NVE 8%4' wagm T
8 FOR A PSR OF 30 DAYS AFTER EXECLTION OF CONTRALT. LWWOSCAPE ARCHITECT WL 1+ TR AQREPTANCE WY BE GRANTED AT THS TIAE AS DETSTMNED BY LANISCAPE T SR L DXCAATED FROM FLANTING HOLES, FREE FROW ROCK OVER 1/2 GVERGROWN N T CONTAINERS SO 4G 10 MAVE SECOVE. HOOT BGUN.
CONSDIR FORuAL. REOUESTS. HioM CONTRALTOR FOR SUSSTTUIN OF PROGLLTS I FLACE
Tk SAEEED OWY UNDCR THESE CONDITKNS. 20 PRODUCTS MPORTED SOL. I REQURED, SANGY LOAM TEXTURE. B 15,010 it STANER STGCK SHALL 1AV A PLANTED. HEGHT OF & FEXT Wk
1. WHEN SPEGIFIED FRODUCTS ARE NOT AVARABLE THROUGH NO FAULT OF SUB-CONTRACTOR. 24 IRRIGATION SPRINKLER WATERIALS A SUBUTL SO SWIPLES AND AMALYSIS OF WPORTED SOL 10 LNDSCAPE ALTY RO i
2. WHEN T IS CLEARLY SEEN, IN ‘KE JUDGMENT OF OWNER, ARCHOECT FOR APPROVAL PRICR 10 DELIVERY T0 PROVECT SITE 23 SOURCE Q co L
R A L R R R N S U R TN A P PLASTG PIPE AND FITTINGS 5. SHOULD LANDSCAPS ARCHITECT REJECT ANY PORTION UF DELVERED SOL. FOR ANT A PERFORM INSPECTIONS OF CONSTRLCTION FOR THE FOLLOWING PARTS OF THE WORKG
1. WA UNE (PRESSURE) PIFING TYPE 1120-1220 SCHEDULE 40, NSF APPROVED, RN, S S B e ealndt M e 35
. SUBUT A SEPARATE REQUEST FOR EACH SUESTITUTION.  FROVOS COUPLETE GaTA ot S - - R il R Ehma, 1. SPECTON UPON COMPLEION OF FRELMINARY FINSH GRADING ANO IRRIGKRON
A e T SR R TR e o ; it ybainivlingdie - S ot
. A -
A HAN UNE PVC PPE FITINGS, TYPE 1-3 SCHEDULE 40, NSF APPROVED. 9. FERTUZERS AND SO AUNONENTS 2. WspECTON OF PROR 70 LAYOUT.
D MANUFACTURER'S WARRAMTISS WLL WOT BEUEVE SUB-CONTRACTOR OF HIS LWBILTY UNDER THE 2 TERAL (NON_STESSURE). SHE SIRING, TIEE, 112071220, SHEALE 40, CUaSS T, COMMERCAL QUOE FETLAERS M0 oL oM EmmA UNFORY I8 COUPOSITION. 3. LAYOUT INSPECTION OF SPOTTED PLANTS.
CUARAKIEE, hLT SUPFLEAENT THE = A TR fro eFE fTNGS, e SCHEDULE 40, NSF APPROVED, SACH BEARING THE MANUFACTURER'S GWARANTEED ANAL “ NSPECTION_UPON COMPLETION OF PLANTING AND TREE STAKING, PEIOR T0
L @ -
1.2 RECORD DRAMINGS ritatpst g 2 MATERWL WHICH SECONES WED OR CIHERWISE AKAGED, WHKING 1 UNSUTABLE EAMENCEVENT OF WATOMGE PERGE.
A FURNSH OWNER WITH A SET DF GECORD DRAWNGS (REFRODUCIBLE VELLUMS) OF IRRIGATON S —— USE Wil 5 FNAL WNSPECTION AT CONCLUSON OF AODONAL 60 AY LANDSCAPE MANTENANCE
R A A o S L ) A A MR SRR, OF PIPE AND FITIINGS.  USE SCHEDULE A FERTLZER ' mma’ DR B SO FeRLTY PROVEEMT B e PERIGO.
1. QEDIN VELLUMS FROM LANDSCAPE ARCHITECT AT COST OF REFRODUCTION PLUS 25 4 USE CHLY PYC PLASIC PPE FREE FROM BSIERS, INTERNAL SIRATIONS, DENTS. e Ao mm“u“sm SHAL 9€ FELETED TS ame B, UTTED INSPECTIONS WAL B MADE BY LANDSCAPE ARCHITECT OR AN AUTHORIZED
PERCENT. WRINKLES, CRACKS, HOLES, FOREIGN WATERILS, SMOCTH INTERIOR WALL WITH A GLASS- " REPRESENTATVE.
i b. FIRTUZER 3% FERTILZER TO 3F APPUED TO LAWN AREAS PRIOR T0
5. TOKATE I RECORD DRAWNGS ALL CHANGES MADE TO RRIGATON SYSTEM DESKGN. SEihols % Sbobie Sulk B e - 1. SEOUEST NSPECTON B UINDSCAPE AROHTECT AT LEAST 48 HOURS I ADNAKCE O
13 EXTRA MATERIALS A CONTINUDUSLY AND PERMANENTLY MARX EACH PIPE WITH MANLFACTLE N6-PZ-KD (W 1% IRON). TWE INSPECTION 15 REGUIRED,
- 0, & F'W SRS e R s e FERTILIZER 10 BE INCORPORATED 1N EACH PLANT PIT S1ALL 30 EXECUTION
A FURNSH WNER WITH 2 SACH_OF THE FOLLOWMNG KATERALS FOR EACH TIPS OF VALE SE5% BT TAS Wk FORMULA Na0-P10-KS, SUCH AS
N SRRLEE AT AT T S B GAVANIZED PIE AND ATINGS i 3.1 IRRIGATION SFRINKLER SYSTEM
1w 2. FERTUZER 'D': FERTILIZER TQ BE APPLIED TO LAWN AREAS AFTER TURF IS A PREPARATION
3 e, T WS DGy ORAYNGS, USE Aok SCEDULE 40 LD STERL ScRnen SR B R I SR e
§ SICToRIER wve Kevs. e 3 G THE IANTEROWE PERIOD SHALL B8 1. COOROINATE INSTAULATION OF SPRAKLER WATERILS, NCLUDING PP, TO ELMNATE
£ RO SR Loue el i cuex covpuer e - AT CHEAAL ROANIE FORMDLA R15- P2 5. W UL B dEelT WU Sl el el SR,
: W Conte 2 Rost] ¥ STRUCHON. HEST o
A GAVANZED COUPLINGS MAY BE MERCHANT COUPLING. E SOL AMEMDMENT: NTROLIZED REDWCOD SAWDUST WHICH SHALL BE BLLX, CONTOURS AND ESTAFUSHED GRADES CHANGED DURNG COURSE OF THE WORK.
TREATED with & RECTVE FOFM OF WITROGER (NH3).
1 2 OR RECTCLED COMPOST MATERAL W/ SOL ANALYSIS APPROVED IN ADVANCE. 05 4
. 5 & et pec o s o e 6 7
AT oy v (S0E DaETER . A I, THE EVENT OF Sueh CONPIGTION. CONTUACTOR Wi BE REQURED To
T PRIOR 70 INSIALLATION, LATOUT ALD STAKE PRESSURE SURPLY UNES, LATERAL UNES. N0 o CUTTRG, OUT BXOS T THE FLAL INSIDE DUMETER OF THE FOLLOWNG MATERIAL PER 1.000 SGUARE FEET, INTO THE TOP & INCHES OF SOIL, USING RECULTNATE COMPACTED AREAS.
LocAruN o INKLER HEADS. 0BT FROU LANDSCAPE. E 1N CHANGING PIFE DEFTHS, USE 450 ELSOWS. A RGTOILLER OR SR WACHNE, THEN THOROUGHLY ATER. S SODDNG: RAKE aRCLS To FNSH GRDE ELEVATON 10 1 INCH LOWER Tian
5. SRINGER HERDS 5.cu s - wm A1 zE AMENOMENT) 0T =S,
A soupueT s NcomerTy oo wiour aPeow: seLooE ece | SRR B T RIS ST o e
LANGSCAPE, ARCHIECT WITOUT ADDTIONAL GnR, 1. INSTALL TURF HEADS, WHERE ADUACENT To FIXED ORIECTS, SUCH AS H g8 A SPRHIO 20 Po0s IR 1000 SOUNE FEET OF FIRTLCR "B ON SOL
2. COMMECT SPRINKLER IRRIGATION SYSTEM TO POINT OF CONNECTION (P.0.C.) IHDICATED RIS, OR MOMING ST, SO FONERED, EDGWG T00LS Gan PSS EMN TURF 2. CULTVATE EXISTING PLANTING AREAS WITH HAND TOOLS. e
N DRAWINGS. - HEAD AND FIXED OBJECT WITHOUT DIFFICLLTY. u B. STAGGER END JONTS, TIGHTLY JOWNTED WIH NO VISIBLE SPACES.
A HAKE CONNEGTIONS: AT APPROXMATE LOCATIONS SHORN I DRAWINGS: 2. LOOHE SHRUS LEADS MMM 12 MCHES FROW BACK OF CURES D £DGE CF 3 TEEARED OB, FOR BACKLL I PIS FOR TREES, VWES, AND SHRUES. CONSISTAG © PETLISTAR Ok TTE TGS s Ml IEANLY WATER TO ASSURE VATER
B. ASSUME RESPOHSIBLITY FOR CHANGES CAUSED BY ACTUAL STE CONDITIONS. 6. CONTROL VAVES ;g ;g = NTOSEN STALZED SAWDUST (SO AHENDMENT) 5 SEDING: APRLY FESTLZER 1§ TO FNISH GRAOSD SUTACES AT THE RATE OF 4
C. TRENGHING & BACKFLUNG 1. ST ELECTIG, NORUALT CLOSED ANGLE CONTROL VALVES A5 INDICATED Iy S IRON SULPRATE FOUNES' PER 1,000 SOUAR!
WS D 45 SPECETED 6 MAUFACTURER.
1. EXCAVATION INCLUDES ROUOVAL OF WATER AND MATERALS, OR CEISTRUCTIONS OF ANY N0 FERRUZER T 45 FoLOWS A YSE ONUY SIED AT | WEED FREE. FRES, RECLEMED. GRADE A NEW CROP
RATURE oA WOULD, WERFERE W THE WORK. 5. SET YALVES I VERTCAL POSTION, HOUSED 8¢ AUETEK DR QUL VALYE BOX WM RSN T PIRCENTAGE OF WX A5 OESCREED N CRAMINOS.
REWCVABLE CUVER, FLUSH WITH FINISHED GRADE. WHEREVER POSSIBLE, MSTALL WA 1 oA 1=1a8
REMONE FROM TH ASTE UATERAL RESULTNG FROM TREMCH 35 5. LGEL SEED B ACCORDANCE W THE US, DEPARTMENT OF AGRICULTLRE
2z SHOGEDH THE STE XCESS D WASTE MATERAL RESUITNG e SHRUE AREA S8 Ins LES A FECLLATONS Uben THE FEDERAL SEeb ACY PResERLY W ErpECT
H ELECTRIGAL WORK oA IABS FOR BOKED MATERIL AND SHALL BE TELVERED 1O PROJECT SITE IN BAGS BEARING DEALER'S LABEL AND
3. O TRENGHES STRAIGHT AND SUPPORT PIPE CONTIUOUSLY ON BOTTON OF BTCH. ity
— . 4. CONDUCT SOIL PREPARATION AND. PLANTNG QPERATONS FavoRad
A Ui PPE TO AN EVDN GRADE.  FOLLOW LAYOUT FOR TRENCHING EXCAVATION e %{mm RN RS I T NN BETRCL S06 S ORI SHORERIRL AR SR R S TR wer. . SOW SESD B4 2 DIRECTIONS AT A TOTAL COWBINED RATE OF 10 POUNDS PER
WOCKTED T SRAWRGS WD A5 NOTED. T s o 050" Sobae Fe. °
A o o ERVES THE RIGHT To STOP WORK TaKI
4 comGEs 2 ASSTE RESPONSILTY FUR THE COORONATIN OF AL ELECTRRAL SERVCE R W Toebrons et CODINED DrMENAL To oL SR D 0% SEM BY EXPERIENCED PERSONNEL AT A TE WD LITLE OR HO WD 1S
COMEETIONS 10 THE CONTROLLER.
A PROVIDE MNWUM COVER OF 18 NCHES FOR PRESSURE SUPPLY LINES.
L FIELD COALTY CONTRDL C  PLANTNG TREES, SHRUBS, & VINES £ UGHILY RAKE (NTO TOP 1/8 INCK OF 500
8. PROVDE MINMUM COVER OF 15 INCHES FOR ALL NON~PRESSURE LNES INOKATED .
TN DRAWRGS. 1. FLUSH PIPES BY REMOVING HEADS AND OPERATING THE SYSTEM AT FULL PRESSURE 1. DG PITS FOR PLANTS SQUARE PER DETAL 1N DRAWINGS. T DONOT MOW UNTL TURE 18 2 ndZeNCHER NI, A0, FOR INTAL LOWING 00
- UNTRL AL RUST. SCALE, SAND. ETC., 5 REMOVED. ~1/2 WNCHES. REMOVE ALL CLPPINGS.
C. FROVDE WMMUM COVER OF 24 INCHES OVER FIFE UNDER VEHICULAR WaYS. A L5 S OF P sHu B 2 TWES, DUAIETER OF RO BALL AND ONE-SALS v resNe ouR o oy i
D. PROVOE MAMUM COVER OF 18 DWHES FOR CONTROK WING. A DVERT FLUSHING WATER T0 PREVENT POSNDING OR SOL EROSION. S DEER A5 THE DEFTH OF Pt T T Rt B PSB85 Souare FET TR
TSt PG PRESSURE, WITh 8 SOL AT i BOTTOS SHALL BE LODSPIED BY SCARIFYING uRe oot
£ erovme 3 Mok D Do L e sous cowtun 2. EEL PG UNDER FULL PRESSURE, WITH RIERS CAPPED FOR A PERD 0F T SBL AT SIOES Ap aTOUS 4L BE Lo0SENED B o ensuRe . REPEAT EVERY 30 DAYS THROUGH WANTERANCE
R i L B oA RN 7 W S R B
VTN NATVE, EACKTILL WATERAL. 3. INSPECT PIPE FOR LEAKS. 2w prs wme R sot” 10 e somron of e ot £, WEED COMTROL. PEST CONTROL & WULCHNG
T R et POt W CBio OF Ho TESR Bie ST
WD CONTROL MATERWL SHALL o vermcoe, ooy
D COMPACTION A CORRECT ANY LEAKAGE DISCOVERED DURING TESTS. WITH - FLANTING SF DPHENAID (D5 0F ENBE) OF A ) mmmm AL TERSE TR (PR
1. COMPACT BACKELL FOR TRENCHING 70 A ORY DENSTY EQUAL TO ADUACENT < o A WKEN THE BACKFILL AROUND THE PLANT IS APPROXIMATELY TWO—THRDS DS, 50
RS S TP e o 50T S e 4. REPEAT TESTS UMML SATSFACTORY. B M A0 Wt A, R T T o b e 2. CONSIER I BART 0F CONTR woRk 10
5 TEST SPROVLER HEDS: oL, e . cow F SOmToRS, ONTROL ON=STE OR NEARBY PESTS ThaT
2 CowTm To ADIGENT GRADES WITHOUT DIFS. SUNKEN AREAS. HUUPS, GR OTHER TEETIEURENG THE COMOIMON CF LAINDSCAE WP ROVEMENTS.
oty A TO DETERMNE THAT THEY FUNCTION ACCORDNG. 75 MAMFACTURER'S 24Th, AND B SROWN OF THE PLAT SHL B 1-1/2 WERES ABOVE (MNMUM) FINSHED 3. GONTROL OF PESTS INCILOES. BUT 15 NOT LUTED T0 RODEVTS, RASSS. ISECTS,
3. PLACE BATAL BACKFILL ON ALL LNES OF A FINE GRANULAR MATERAL. L EC
#. FOREIGN MATTZR LARGER THAN 1/2 NCH N SIZE WILL NOT BE PERMITTED. B 10 OETERMNE AT THE WTALATON i e o 3. EREPAZE A SOI RING AT LEAST 5 (NCHES MICH AND XS WIDE AS ROCT BALL AROUND 4. REPAR DAMAGE THAT OCCURS TD THE CRIGINAL CONDITION OF IMPRCVEVEN'IS,
- G JLLOW 0f CAUSE WORK TO SE CoVERED U 0% ENCLOSED ONLY AFTER 1T HAS BEEN EACH FLANT (NOT IN & TURF AREA) T0 RETAN WATIR NCLUCRG REPLACEMENT OF PLANT WATERAL WHEN REQUIRED, WITHOUT ADDITIONAL
5. ORssm.E uEnT OcCues 24D DSOS N PPE, VALES SPRMKLER HEADS LA INSPECTED, TESTED, AN A WATER THOROUGHLY TO ELIMINATE AR POCKETS. COST TO OHNER.
FLAN CONSTRUCTION . MAKE RE ADJ
SHOUT. ADOIORAL COST 10 GWNER: $ULD Y MORK B PLOSED, OF COVERED Ur BEFDRE NSPECHON AND TESTS 5 ROMOVE TURF IN A 24 NCH DWMETER RIG ARGUND EACH TREE BASE M TURF S SERDD BARK CHP MCH EVXLY OVER DNTRE PLAVTED AREA. BXCEFT TURF
£ s o pre e T B A e e e
G. PRELMNARY NSPECTION AND STAGE ACCEPTANCE
T NSTAL PYC PIPE ALLOWNG A SALL AMOUNT OF EXCESS (ENGTH IN THE UNE TO CONDION WITHOUT ABDITIONAL COST TO OWNER. ° NG GIOUND \ SouPLEng, o pi warx, oTrY W o TH PROEET
EEBE4ATE PR CoNindn "R BbATSIoN o T P 32 LANDSAPE PLANTING PROGEDURES 1. PLANTING SHALL TAXE PLACE 1N THE EXISTING FREFARED MOIST AND FRMBLE SO - PN, CONPLENION O PLANTING WGRK, DSCAPE ARCHITECT THA? PROVEC

A ACCOMPLISH EXCESS LENGTH BY "SNAKING™ THE LINE IN THE TRENCH DURING
TWE OF INSTALLATION,

2 D ASSEUELE PIPE, FITTACS, AND ACCESSORIES 8Y SKILLED TRADESUEN
S D OB S Tt I ARERE CAR. 10 FREVENT DAMAGE 1O
WATERALS OR EQUIFMENT.

A KEEP INTERIOR OF P
cuose

I0ES. FITRS, AID ACCESSORES CLams AT AL TS
GPENNGS N PIPIRG RUNS AT THE END OF WO
OF FOREIGH WATERIALS.

RK EACH DAY 10 PREVENT
B. BINDNG OF CALYANIZED STEEL PIPE WL NOT B€ PERWITTED.
ERFORM JOINTING Y COMPETENT TRADESMEN SPECALLY TRANED W THE TYPE OF

wu« REQURED. Lsinc Toous" Ao EQUAPHENT RECOMUENGED Y THE

UFACTURERS OF THE PIPE, FITTINGS,
A T e RECATION TO SEGURE A PERUANENT, WATER-TIGHT JOINT

VEEN EXCH LENGTH OF PIPE.

JOINTING PROCEOURES AND NETH0DS ADOPTED BY CONTRACTOR SHALL BE Wl
STRET ACCORDIRCE Wi RECCUNERCATIONS OF MANLFACTLIRR OF JOMTING

CLEARING & GRUBGING
PRESERVE EXISTNG TREES I AN UNDISTUREED CONDATION.

ROUGH GRADE EARTHEN MOUNDS TO CONTOURS INDICATED IN DRAWINGS.
MOUNDS WITH ENOUGH EXCESS WATERWL TO ALLOW FOR FUTURE

W

EoNsTRUCT

SETTUEMENT.

A FINAL LOCATION OF MOUNDS SMALL NOT CONFLICT WITH EXISTING UTAITES. UTLTY
BOXES. VALVE BOXES. ETC.

4 42 COMPALTON Wil 5E ALLOWED, BXCEFT FOR NORUAL GRADING AND SHAPING

5. UPON COMPLETION OF GRADING DPERATIONS, SPREAD EXCESS MATERWL IN AREAS
DIRECTED BY LANDSCAPE ARCHTECT,

SOL CONDIONS

T, CULTVATE PLUCED AREAS O A UGHT AND FRABLE CONSISTENCY. UMEGRMLY TLL THE

NEVER DRY OR WET AND SOGGT.
A THE NOIST CONDITION SWALL EXTEND TO THE RULL DEPTH OF CULTVATIOR.
2. SPACE GROUND COVER PLANTS AS INDICATED IN DRAWINGS AND N THE PLANT LIST.

3. ELNT N EVENLY SPACED ROWS W STAGERSD TRANGULRR SPACING AND ARGUNO
RUBS ARD TREES TO WITHIN QNE FOOT.

4. ND GROUND CQVER SHALL BE PLANTED LESS TWAN ONE-HALF OF THE SPECIHED SPACING
FROM ANY CURS OR WALKWAY,

£ PLANING TURF GRASS

1. AL SOL AMENOMENT AND. FERTILZERS HAVE BEEN APPLED AND CULTATED
WAL T SRR A

2. REMOVE RIDGES AND DEPRESSIONS. ARTAS SHwi B
PLANES THAT ENSURE PROPER SURFACE ORANAGE.
REMOYE ROCKS, SOU LUMPS, AND DELETERIOUS MATERALS LARGER THAN  INCH, RAKE
AND COMPACT AREAS WITH A 200 POUND ROLLER.

4. AYOID ADDTIONAL COUPACTION OF THE SOLS AFTER TREATUENT, 0O KOT PERMIT
VEHICLUAR OR EQUIFMENT TRAFFIC CVER AREAS.

E SMOOTH, CONTINUOUS, FiRM

2 UPON INSPECTION. IF LANDSCAPE ARCHITECT FINOS ENTIRE PROJECT COMPLETE AND
B COUPLIANEE Wi DRAMINGS AD SREEIRCATONS. STAGE ACCERTANCE Wil 6

3 TS OF PROJECT ARE NCOUFPLETE OR, IMPROPERLY, INSTALLED, EONTRACTOR. WL
sz umrm AND HAVE 5 WORKING DAYS CCRRECT OR COWPLETE THE

4. STAGE ACCEPTANGE WILL BE GVEN ONLY WHEN ALL WORK 1S CORRECT AND COMPLETE,
5. THE STAGE ACCEPTANCE EY LANDSCAPE ARCHTECT OF UANDSCAPE PROVECY WILL
ESTABLISH THE BEGINNWG OF FLANT MAINTENANCE PERICD.

CLEANING
UPON COMPLERON OF WCRX, REMOVE EXCESS MATERIALS. RUBEISH. DERR!
T G RAETOR s "EoNSTRCTION AN WETALLATA ESUALUERT Faou THE PRDSES.
FRUL INSPECTION OF THE WORK WILL 3F MADE BY LANDSCAPE ARCHITECT I THE
FRESENCE OF THE SLB_CONTRACTOR WHEN WORK 1S COLFLETED. ~ NOTIFICATION SKALL BE
MWADE B THE CONTRACTOR 48 HOURS IN ADVAKCE GF SLCH INSPECTION.
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SECTIONA-A

EROSION AND SEDIMENT CONTROL NOTES AND MEASURES
1, The facTities shown on thia Plon ara designed to contrel Erosion
gnd sediment during the ralny seascn, October 15 to Apdl 15,

Faclities orm to bs operble prior to October 1 of ony year. Grading
operations during tha rainy season, which shad
be pratected control measures immediately following
grading on the

E
2 s plon coves anty the frat winter felowing grodog with
greumed ste conditons o2 shown on the Erosian e
Prior eenber o compl vm;rmmmt e
eveluated and revisions mado to this plen o1 necessary wih the
cppravd of the city enginesr. Plans crs to be resubmitted for clty
opprovdl prior ta September 1 of sach subsequent yeor unth site
improvements ors accepted by the city.
3, Conatruction entrances shall be Installed prior to commencement
of grading. All mstm:ﬂon !.mﬂh: .nl‘h; onto the paved reods
must cross the stabilized cont coways.
4. Contructor shall maintain nnbihnﬂ nntrm:l ot each vehicie
occess point to existing paved streats. Any mud or debris trocked
Soto public streats shol be romoved daky and a requiced by the
clty.
5. This erosion and aediment contrel plon mey not cover ot
mh.luﬂmn thot may erise during construction due to nnmt:ﬁuted
fisld ditions. Voriations ond odditions may be made to this plon
] !ha fieid Notify the city representative of ony field changes.

5. Thia plon is intendad to be used for interim eroslon and sedimant contral
only ond is not to be used for final eievotions of permandnt Improvements.
7. Contrastor shall ba responshle for monitoding erosion ond sediment
contral prior, Guring, ond after storm even:

B, Recsonoble care shal be token when nmrng any sorth, sond, gravel, st
debri, poper or ony ot substonce over eny public sireet. dley or other “pabiic
ploce. Should ony biow, soll, and upon said public or adjacent
Private property, wamadiaicly remedy shal occcr.

9. Sonitory foedities shal be molntcined o the site.

10. During the rainy season, oll paved arecs shall be kept cleor of sorth materfal
and debris. The site shall be maintoined 5o ¢ to minimize sedment laden
runoff ta a0y stom dranoge syslems, inciuding existing dronoge Swoles and
water

11. Construction cperations shall Ba carried out In such o manner that erceion
60d water pallution will be minimized, State and local lows conceming poliution
obotsment sholl be complied with.

12. Controctors sholl provide dust contrsl s requiced by the opproprite federd,
state, and Jocdl agency vequirements.

13. With the approval of the city hspsch« nrnshn ond sediment controls moybe
romeved ofter arecs chove then

14. The contractor shall implement yecr-mnd Best Ilmngunant Practices,
regording the dischorga of nen—storm water ninoff Jnto the drainogs system.

MAINTENANCE NOTES
1. Maintenonce I 1o be praformed as follows

A Repar domages coused by soll erosion or construction at the
end of each working day. -

B. Swoles shall be inspected pertodically end meintained os nesded.

C. Sediment traps, berma, and =wales ore to be inspected after
each storm ond ropalrs mods s neaded.

D. Sediment sholl be removed ond sediment traps restored to its
origind dimensions when sediment hos accumulated to o depth of
one foot.

E Sediment ramoved from trcp sholl be deposited n @ sultchie
area end in such o manner that i WA not erode,

F. Rils and gullles must be repaired.

2. Al existing drainage ilots on Pledmony Road. around the project site
shall be protacted with sond bags during construction.

Sond bog klet protection shall be cleanod out whenever sediment

depth is one holf the height of one sond bag.
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MILPITAS FIRE DEPARTMENT
BUREAU OF FIRE PREVENTION

455 E. Calaveras Blvd., Milpitas, CA 95035 (408) 586-3365, FAX (408) 586-3378

MEMORANDUM
DATE: April 24, 2006
TO: Cindy Hom
CC: Patricia Joki, Albert Zamora, Gerardo Amador, Tom Williams
FROM: Jaime R. Garcia

SUBJECT: NEW RESIDENCE
1000 PIEDMONT RD., MILPITAS
PLANNING APPLICATION NO. P-SZ2005-12

WATER SUPPLY FOR FIRE PROTECTION
RESPONSE TO LETTER DATED 4-12-06, COMMENT NO. 6)

Cindy,
The letter dated 4-12-06 questions the adequacy of fire protection requirements for the proposed home.
Please see below for justification of requirements.

o WATER SUPPLY REQUIREMENTS FOR RESIDENCE —~ MILPITAS MUNICIPAL CODE V-
300-2.1.24
Any dwelling located more than 500 feet from a hydrant is considered to be without adequate piped
water supply for fire protection. Under the noted Municipal Code Section, a minimum of 200
gallons per minute for 20 minutes is required.

The requirement to install a public hydrant as part of this application far exceeds the minimum water
supply requirements imposed by Municipal Code. A public hydrant provides an estimated 1,500 gallons
per minute to as much as 3,000 gallons per minute.

o AUTOMATIC SPRINKLER SYSTEM — MILPITAS MUNICIPAL CODE V-300-2.143
Milpitas Municipal Code Section V-300-2.143 requires an automatic fire sprinkler system for homes
located within the Fire Hazardous Area Map (see attachment for map). The proposed home will
need to be provided with an automatic fire sprinkler system.

It’s the opinion of the Milpitas Fire Prevention Division that the imposed requirements meet or exceed
the minimum fire protection Code requirements for this home. As part of the construction, the residence
will need to install an automatic fire sprinkler system and a public hydrant for fire protection.
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Date: April 12, 2006 Item No.

MILPITAS PLANNING COMMISSION AGENDA REPORT

Category: Public Hearings Report Prepared by: Cindy Hom

Public Hearing: Yes _ X__ No:

Notices Mailed On: 3/31/06 Published On:  3/30/06 Posted On: 3/31/06
TITLE: “§”ZONE APPROVAL NO. SZ 2005-12
Proposal: A request to construct a 5,994 square foot single story residence,

detached second family unit, and various landscape amenities
including a patio cover, in ground pool, and spa.

Location: 1000 Piedmont Road (APN 88-44-099)

RECOMMENDATION: Approve with conditions to City Council

Applicant: John Ha, 510 Lawrence Expressway, Sunnyvale, CA 94085

Property Owner: Phung Nguyen and Trang Tran, 1671 Canyon View Dr. San Jose,
CA 95132

Previous Action(s): Tentative Map Approval

Environmental Info: Categorically Exempt pursuant to section 15303 of the California
Environmental Quality Act (Construction or conversion of small
structures).

General Plan Designation: “Hillside — Very Low Density”

Present Zoning: Single Family Residential-Hillside” (“R1-H”)
Existing Land Use: Vacant

Agenda Sent To: Applicant/property owner

Attachments: Plans

PJ#: 3197

BACKGROUND

On December 16, 1986, the City Council approved Tract No. 7943 (Hillcrest Major Subdivision)
for the development of 716 residential lots that included a mixture of conventional homes, patio
homes, townhomes and a 7 acre public park. The approved tract map included the subject parcel
that remained undeveloped.
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1000 Piedmont Road

Site Description

The subject site is a 1.68-acre triangular shaped parcel located on the northeast quadrant of the
intersection at Piedmont Road and Landess Avenue. The subject site is situated at the base of the
Milpitas foothills and is bounded by the abandoned segment of Old Piedmont Road Cul-de-sac
and the undeveloped hillside to the east; a planned unit development consisting of single family
hillside homes to the northeast; single family homes to the west and southwest; and the
Milpitas/San Jose city boundary and a multifamily dwellings to the south.

Currently, the parcel is undeveloped and is covered over with natural vegetation. A row of city
street trees runs along the west property line. The existing topography is relatively flat with
slight upslope. Provided below is an aerial photo of the subject site and surrounding uses.
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THE APPLICATION / PROJECT DESCRIPTION

Pursuant to Section 45 (Hillside Combining District) and Section 42 (Site and Architectural
Review), of the Milpitas Zoning Ordinance, the applicant has submitted an application to
construct a new 5,994 square foot single story residence, detached second family unit, and
various landscape amenities on a 1.68-acre parcel located at 1000 Piedmont Road.

Site Plan

The proposed residence will be situated on the southern portion of the triangular shaped parcel
approximately 6,000 feet away from the perceived Crestline. The proposed residence has a
roughly “L” shaped building footprint, with main living space aligned approximately north-south
and with the garage aligned northeast-southwest. The 809 square foot detached second family
unit, attached patio cover, pool and retaining wall are located in rear half of the lot and within the
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parcel’s building envelope. The property is accessed from Piedmont Road by a single, “Y”
shaped driveway that serves the garage and the main front entryway. A meandering pervious
walkway is proposed along the southern perimeter to connect the formal front entry to the rear
yard and second family unit.

Building Architecture

The architecture of the house is characterized by a concrete gray-brown slate tile roof with stucco
covered walls painted with muted earth tones. Multiple bay windows are proposed on the front,
side and rear elevations. Decorative stacked stone is applied to the base of each bay window. All
windows are multi-paned and either arched and/or rectangular shaped.

Table: 1 notes the impervious area of the subject proposal:
Table 1

Impervious Surfaces

73,181 sq. ft.
G (1.68 acres)
‘Main Residence ™ = 5,994 sq. ft
Total Imperyious Surfaces 7,998sq. ft.
;Buzldzng footprmt 5,994 sq. fi.
‘LDetach se mi 809 sq. ft.
Open patzo cover DR 470 sq. ft.
Futuré swzmmmg poél and sp 545 sq. ft
Fromtentrance 0Ty e 180 sq. fi.

The driveway and all walkways shall utilize a pervious concrete material. The proposed material
is not identified as an impervious surface. Section 45.17-2 defines impervious surfaces as
surfaces that will not allow or greatly reduce the penetration of water into the ground such as
concrete, asphalt, bricks, swimming pools, “turf stones”, plastic sheeting to name a few. The
Stormwater C3 Guidebook that was adopted by the Planning Commission includes pervious
concrete as a permeable pavement. Staff recommends a condition of approval, that requires the
applicant to clarify the on the building permit plans that pervious concrete not perforated pavers
is to be used for the driveway and walkways.

Landscaping is proposed along the west, south and east elevations and consist of forty-three (43)
24-inch box trees and other various shrubs and ground cover to be planted throughout the site.
The proposed landscaping is consistent with City Council Resolution 6066 (Hillside Landscaping
Water Conservation and Fire Hazard Mitigation Measures) and utilizes plants from the suggested
plant list.

ISSUES
Conformance with the General Plan

The proposed project does not conflict with the General Plan and is consistent with Guiding
Principle 2.a-G-3, which encourages a variety of housing types and densities that met the needs
of individuals and families. Furthermore, the proposed project is also consistent with following
Implementing policies:
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o 2.a-I-10 - fosters community pride through beautification of existing and future
development.

o 2.a-I-16 - preserves the natural hillside by limiting new development in the hillside area
to only very low-density residential zone.

o 2.a-I-18 —retains the natural character of the hillside by utilizing designs, colors, and
materials that blends with the environment and terrain. '

Major Visual Gateway and Scenic Corridor

According to the General Plan, the project site is a major visual gateway located with the City’s
scenic corridor, as shown on the Scenic Resources and Routes General Plan Map (Figure 4-6).
Properties within the scenic corridor are subject to specific design requirements and height
restrictions that include but not limited to the following:

o Limit to uses permitted or conditionally permitted in the R-1 Single Family residential
and Parks and Open Space Zoning Districts.

o Clustering of structures to preserve open space.
a 17’ maximum height limit.

Disallow obstruction of scenic features such as ridgelines, stands of trees, historic or
scenic structures or destruction of any distinctive physical characteristics of significant
scenic value.

a Avoid architectural features like unusually long blank walls, unbroken roof lines and/or
steep roof pitches that detract from the scenic characteristics of the site.

o Utilize an appropriate scale that is consistent with the scale of the existing development
in the immediate vicinity and within the Scenic Corridor.

o Ensure bulk of building(s) will not dominate views of the corridor.

o Use building colors and materials that are harmonious and complement the rural
“natural” hillside setting.

o Limit driveway access off scenic corridors.

Implementing Policy 4.g-1-5 states that new development within the Scenic Corridor will be
subject to site and architectural review by the Planning Commission for the following:

o Architectural design of the development
o Use of materials that help blend the building into the surrounding
o Screening of parking, storage and other such areas by using trees and shrubs.

As proposed, the project complies with the General Plan requirements for new development
within the Scenic Corridor. Single-family dwellings are a permitted use in the R1-H zone. The
main dwelling and accessory structures and buildings are consolidated to the southern portion
of the parcel, leaving the north end as landscaped open space. The proposed home will not
exceed the 17° maximum height limit and will not dominate views of the scenic corridor or
obstruct views of the hillside because it located at the base of the foothill and the proposed
landscape will help frame as well as enhance views. In addition, the dwelling and accessory
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structures and buildings will be constructed with quality materials such as a concrete slate tile
roof, stucco, and stacked stone and will also utilize earth tone colors that help blend the
building with the natural surroundings. The project also proposes a single driveway access off
of Piedmont Road. An alternative access is not possible because of the dilapidated condition of
the abandon road and cul-de-sac. As mentioned, landscaping will help frame and/or enhance
views but also serves as screening for the garage and driveway areas. Staff recommends 2
condition of approval that shall require all landscaping to be installed prior to occupancy to
ensure the development is orderly and maintains the aesthetics of the scenic corridor.

Geological Concerns

According the Seismic and Geotechnical General Plan Map (Figure 5-2), the project site is
located within the Alquist-Priolo Special Study Zone. As a result, a geological and geotechnical
study is required to identify any significant seismic fault and/or slope instability hazards on the
site that would threaten the proposed residence and to provide mitigation measures. Based on
information contained in the geological and geotechnical report dated September 11, 2005 by
Billy Lin and Associates (BLA), the report indicates the project site is located within proximity
to the Crosley and Berryessa Faults. The Crosley Fault is located close to and along the
northeastern property boundary of the project site and the Berryessa Fault is located
approximately 900’ northeast of the site. The site was investigated to determine the possible
presence of the Crosley Fault, possible fault orientations, and the potential for surface rupture. A
140-linal-feet exploratory trench was taken at the northern portion of the proposed main building
footprint. The exploratory trench log exposed continuous layers of alluvial deposits and did not
show evidence of fault displacements such as offsets, shear planes, abrupt changes in color,
texture or moisture.

The project site is also located next to the Berryessa Creek Landslide Complex. Both earlier and
current investigations indicate the presence of a landslide on the east side of the project site.
Data obtained for this study indicated that the slopes adjacent to the east side of the project are
generally stable except for the localized Northern Young Landslide. The Geological and
Geotechnical report by BLA noted, “...this young landslide moves towards the northwest away
from the northern end of the project site and does not appear to adversely impact the structure
integrity of the proposed structures.”

The California Division of Mines and Geology Seismic Hazard Zone Map for the Calaveras
Reservoir Quadrangle (October 2001) indicates two-thirds of the project site is in a potential area
for earthquake-induced landslides. There is a potential for strong to very strong seismic shaking
which can be a hazard for natural and artificial slopes. Although it is probable that the project
site will experience at least one strong ground shaking during the lifetime of the residential
development, the anticipated risk would be low and confined to the upper surface silty clays that
mantle the project. These potential hazards can be minimized provided the design
recommendations and construction considerations are incorporated in the project. Therefore,
staff recommends a condition approval that shall require the applicant to incorporate the
geotechnical recommendations presented in the report dated September 11, 2005 ard the
addendum prepared by GEI dated February 13, 2006. Furthermore, the City's building permit
process requires a site-specific soils report and compliance with seismic safety construction
standards as part of the city's building permit review and construction inspection process,
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therefore the impacts anticipated regarding seismic ground shaking, expansive soils, or

liquefaction are less than significant.

The report also further indicates a low probability of seismic-induced differential settlement,
liquefaction, lateral spreading and lurch cracking because the dense nature of the subsurface
soils, absences of an appreciable water table, and because it is uncommon for lateral spreading

and lurching to occur in this area.
Conformance with the Zoning Ordinance

The project was reviewed for compliance with the Zoning Ordinance development standards and
requirements for the R1-H (Single Family-Hillside) and are described in Table 2 below:

TABLE 2
HILLSIDE ZONING STANDARDS & REQUIREMENTS

REQUIRED PROPOSED COMPLIES
BUILDING HEIGHT
17 WEST OF v
CRESTLINE
17’ 177
27" EAST OF
CRESTLINE n/a . n/a
SETBACKS
FRONT 25’ If avg. slopes is < 16%; otherwise 40’ is 25 v
required 40°
SIDE 40° 40°
REAR 40°
SIZE OF MAIN 6,000 sq. ft. maximum 5,994 sq. ft.
RESIDENCE
v
IMPERVIOUS 10% of total lot area or 8,000 SQ. FT. 7,998 sq. ft.
SURFACES
v
CRESTLINE ZONE | No structure shall visually intrude into the CZP. | No structure in
OF PROTECTION | T and within the CZP shall remain in a natural | the CZP. v
(CZr) condition and structures, grading and non-
. o e Located
native plant material are prohibited. )
approximately
6,000 away
from the CZP.
LOT AREA None specified. The avg. land area/dwelling is | Not applicable.
based on the Slope Dc?nsﬂy Equgtwn. The Lot is exempted v
General Plan requires a density of 1 )
. per Section
unit/10gross acres. However, lots that were 45 03-7
created prior to the effective date the Hillside '
Ordinance was codified are exempt.
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Site & Architectural Guidelines

Section 45.09-7 sets forth guidelines for the Commission and Council to consider in their review
of Hillside homes. These guidelines are summarized below along with comments regarding the
proposed plan's conformance with them.

Site & Archltectural

i ‘Interference o
S Wlth Views- andfl»‘
: f‘gPrlvacy R

Comments Regarding Subject Proposal

Complies with the 17’ maximum height limit.

Would not unreasonably interfere with views from surrounding
properties or views of the hillside based on the view obstruction
and restriction analysis provided with the plans submitted by the
applicant.

As proposed, the residence is located approximately 545° from
the next hillside home, approximately 170° from single-family
tract homes on the west, and approximately 50’ from a two story
multifamily dwelling unit that is outside of the Milpitas city
boundary. Based on the location and distance from adjacent
properties, the project will not interfere with privacy.

As proposed, the home is situated on a relatively flat to gentle
sloped parcel and is designed to blend with the natural contours.

Only two street trees that are less than 107 in diameter are
proposed to be removed and replaced onsite with 43 other trees
that will enhance and frame views of the home and hillside
setting appropriately.

(c) Mmlmlze‘
Perceptmn of R
Excesswe Bulk

As proposed, the dwelling and accessory structures will be
single story while the other adjacent homes are two stories and
therefore will not give the appearance of excessive bulk,

The main dwelling and accessory structures are consolidated to
the southern portion of the parcel, leaving the northern portion
as open space for landscaping. ‘

(d) Impalrment of -
nght & All‘

The proposed single story residence will not impair light and air
on adjacent existing residential structures because they are
located a at least 50’ away and are at least two stories in height.

As proposed, the main dwelling shall be located where the
parcel is relatively flat so that grading can be minimized. Only
380 cubic yards will be exported for the main dwelling.
However, the applicant will need to grade approximately 1836
cubic yards for the back yard and pool where the parcel
experiences a slight upslope. The impact will be minimal since
the new contours will be designed to blend with the natural
contours as demonstrated on the civil drawings.
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Second Family Unit

Per Section 54.22, any application for a second family unit that meets the required development
standards and setbacks shall be approved ministerially without discretionary review or public
hearing. As proposed the second unit complies with the following standards:

a Lot is residentially zoned that contains (1) legal single-family dwelling and (1) second
family unit.

o As demonstrated on plans dated February 23, 2006, the proposed second family unit does
not exceed 177 in height or exceeds 1,200 sq. ft. in size, is located on the rear half of the
lot and is no closer than 6’ from the main dwelling and no farther than 100° from the
main dwelling, and does not cover more than 30% of the total required rear yard.

Driveway accommodates (1) additional parking space..
o Constructed with a permanent foundation.
Designed to match and complement the main dwelling.
California Environmental Quality Act
The project is exempt from further environmental review pursuant to Class 3, Section 15303

(“New Construction of limited new facilities), (a) of the California Environmental Quality Act
(CEQA) guidelines.

RECOMMENDATION

Recommend approval to the City Council based on the findings and subject to the conditions
listed below.

FINDINGS
1. The project complies with the relevant sections of the City’s General Plan and Zoning
Ordinance.

2. The proposed residence is of an attractive design using appropriate colors and materials that
complement the surrounding neighborhood and Hillside area.

3. The project is Categorically Exempt from the requirements of the California Environmental
Quality Act (CEQA) inasmuch as it meets the definition of Class 3 Exemption (i.e. new
construction of small structures—specifically, construction of up to three single-family
residences in urbanized areas).

SPECIAL CONDITIONS

1. This approval is for the development of a 5,994 square foot single-family residence, detached
second family unit, and various landscape amenities as shown on approved plans dated April
12, 2006 and as modified by these conditions of approval. Any modification shall be
submitted pursuant to Section 42 for Planning Commission review and approval. (P)
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2.

10.

11.

12.

13.

Prior to any tree removal, the applicant shall obtain a tree removal permit from the City Parks
and Facilities Department. (P) (PW)

Prior to any demolition or grading permit issuance, the applicant shall submit to the Planning
Division a tree protection plan prepared by an arborist, addressing protective measures for the
existing trees to be retained on the developed site. (P) (PW)

Prior to any demolition ot grading permit issuance, the applicant shall obtain tree removal
permits as required. (P) (PW)

Applicant shall screen all ground utilities (backflow preventers) and necessary fire equipment
(as per Fire Department Standards). (P)

The building height shall not exceed 17 feet for the residence and any accessory structures
and buildings as measured from the lowest finished grade to the highest ridgeline of the
building, per the City of Milpitas Hillside Ordinance. (P)

Impervious surface area shall not exceed 10% of the lot area or a maximum of 8,000 square
feet, per the City of Milpitas Hillside Ordinance. (P)

No structures of human occupancy should be constructed within 50 feet of the Crosley Fault
and within 75 feet of the Landslide Toe. Construction drawings shall clearly show the
Crosley Fault setback and the Landslide setback. (P)

The applicant shall comply with the findings and recommendations prepared by Billy Lin and
Associates, contained in the geotechnical reports, dated September 11, 2005 and the
addendum prepared by GEI dated February 13, 2006 to ensure compliance with this
mitigation. The applicant shall also submit a letter from a licensed geotechnical engineer at
Billy Lin and Associates certifying that all of their recommendations have been incorporated
into the submitted building or grading plans prior to issuance of any grading or building
permit. Additionally, prior to obtaining a final, a certificate of occupancy, or any occupancy
for the building, the applicant shall submit a letter from a licensed geotechnical engineer at
Billy Lin and Associates certifying that all of their recommendations have been satisfied. (P)

E) (B)

The applicant shall submit a grading plan to the Planning staff showing that the overall
height, grade, cut and fill slopes are developed in conformance with the recommendations
from the Geological and Geotechnical Report dated September 11, 2005 and the addendum
dated February 13, 2003. (P)

The applicant shall record with the Santa Clara County Recorders office a hold harmless
agreement with the deed for the property disclosing that the site is located within an ancient
landslide arca, which may have higher than normal potential landslides. This agreement
would hold harmless the City from future landslides resulting from development of a site
within an ancient landslide area. The City Attorney shall draft said agreement. (P)

The applicant shall submit an erosion control plan to the approval of the Planning Division.
Erosion control measures shall be in place prior to the start of any work and maintained until
the completion of construction. (P)

During all construction activities on-site, the project applicant/developer shall adhere to the
following Best Management Practices as suggested by BAAQMD:
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14.
15.

16.

17.

18.

19.

20.

21.

a. Watering all active construction areas twice daily and mover often during windy periods.
Active areas adjacent to existing land uses shall be kept damp at all times, or shall be
treated with non-toxic stabilizers or dust palliatives.

b. Cover all trucks hauling soil, sand, and other loose material or require all truck to
maintain at least 2 feet freeboard level within their truck beds.

c. Pave, apply water three times daily or apply non-toxic soil stabilizers on all unpaved
access roads, parking areas, and staging areas at the construction site. (P)

Prior to certificate of occupancy all landscaping shall be installed. (P)

The applicant shall clarify on the building permit plans that pervious concrete is to be used
for the construction of the driveway and walkways. (P)

If at the time of application for permit there is a project job account past due balance to the
City for recovery of review fees, review of permit will not be initiated until the balance is
paid in full. (P)

Public easement should be clearly marked. There should be no private plantings or irrigation
around public tree plantings. (PW)

The issuance of building permits to implement this land use development will be suspended
if necessary to stay within (1) available water supplies, or (2) the safe or allocated capacity at
the San Jose/Santa Clara Water Pollution Control Plant, and will remain suspended until
water and sewage capacity are available. No vested right to the issuance of a Building Permit
is acquired by the approval of this land development. The foregoing provisions are a material
(demand/supply) condition to this approval. (E)

Prior to issuance of any building permits, developer shall obtain approval from the City
Engineer of the water, sewer and storm drain studies for this development. These studies
shall identify the development's effect on the City's present Master Plans and the impact of
this development on the trunk lines. If the results of the study indicate that this development
contributes to the over-capacity of the trunk line, it is anticipated that the developer will be
required to mitigate the overflow or shortage by construction of a parallel line or pay a
mitigation charge, if acceptable to the City Engineer. (E)

At the time of building permit plan check submittal the developer shall submit a grading plan
and a drainage study prepared by a registered Civil Engineer. The drainage study shall
include offsite tributary drainage areas currently draining to this site via existing cul-de-sac
and analyze the existing and ultimate conditions and facilities. The subject study shall
recommend adequate drainage facilities to properly accept and convey drainage flows. The
study shall be reviewed and approved by the City Engineer and the developer shall satisfy the
conclusions and recommendations of the approved drainage study prior to building permit
issuance. (E)

Prior to building permit issuance, the developer shall obtain design approval and bond for all
necessary public improvements along Piedmont Road including but not limited to new curb
and gutter, pavement, street lights, fire hydrants, water and sewer main line extension to serve
the development, storm drain, sewer and water services. Plans for all public improvements
shall be prepared on Mylar (24°x36” sheets) with City Standard Title Block and submit a
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22,

23.

24.

25.

26.

27.

28.

digital format of the Record Drawings (AutoCAD format is preferred) upon completion of
improvements. The developer shall also execute a secured public improvement agreement.
The agreement shall be secured for an amount of 100% of the engineer’s estimate of the
construction cost for faithful performance and 100% of the engineer’s estimate of the
construction cost for labor & materials. (E)

Prior to building permit issuance, developer must pay all applicable development fees,
including but not limited to, water, sewer, and storm drain connection fees, plan check and
inspection deposit. These fees are collected as part of the secured public improvement
agreement. (E) '

Prior to any building permit issuance developer shall dedicate necessary public service utility
easements, as shown on the Engineering Services “S” dated 3/9/2006. (E)

All existing on-site public utilities shall be protected in place and if necessary relocated as
approved by the City Engineer. No permanent structure is permitted within City easements
and no trees or deep-rooted shrub are permitted within City utility easements, where the
casement is located within landscape areas. (E)

The U.S. Environmental Protection Agency (EPA) has empowered the San Francisco Bay
Regional Water Quality Control Board (RWQCB) to administer the National Pollution
Elimination Discharge System (NPDES) permit. The NPDES permit requires all dischargers
to eliminate as much as possible pollutants entering our receiving waters. Construction
activities which disturb 1 acres or greater are viewed as a source of pollution, and the
RWQCB requires a Notice of Intent (NOI) be filed, along with obtaining an NPDES
Construction Permit prior to the start of construction. A Storm Water Pollution Prevention
Plan (SWPPP) and a site monitoring plan must also be developed by the applicant, and
approved by the City prior to permit issuance for site clearance or grading. Contact the
RWQCB for questions regarding your specific requirements at (800) 794-2482. For general
information, contact the City of Milpitas at (408) 586-3329. (E)

The developer shall not obstruct the noted sight distance areas as indicated on the City
standard drawing #405. Overall cumulative height of the grading, landscaping & signs as
determined by sight distance shall not exceed 2 feet when measured from street elevation. (E)

The developer shall submit the following items with the building permit application and pay
the related fees prior to building permit issuance:

A) Storm water connection fee of $3594, water connection fee of $§1910, sewer connection
fee of $1908 and wastewater treatment plant fee of $880.

B) Water Service Agreement(s) for water meter(s) and detector check(s).
C) Sewer Needs Questionnaire and/or Industrial Waste Questionnaire.

Contact the Land Development Section of the Engineering Division at (408) 586-3329 to
obtain the form(s). (E)

Prior to any work within public right of way or City easement, the developer shall obtain an
encroachment permit from City of Milpitas Engineering Division. (E)



PAGE 12 OF 12

P. C. ARS—
S72005-12

1000 Piedmont Road

29.

30.

31

32.

33.

It is the responsibility of the developer to obtain any necessary encroachment permits or
approvals from affected agencies and private parties, including but limited to the State of
California Department of Water Resources (DWR). Copies of these approvals or permits
must be submitted to the City of Milpitas Engineering Division. (E)

Apply applicable Guidelines for New Developments and Hillside Landscaping Water
Conservation Policy (Resolution # 6066). (E) ‘

Per Milpitas Municipal Code Chapter 2, Title X (Ord. No. 201), developer may be required to
obtain a permit for removal of any existing tree(s). Contact the Street Landscaping Section at
(408) 586-2601 to obtain the requirements and forms. (E)

The developer shall call Underground Service Alert (U.S.A.) at (800) 642-2444, 48 hrs prior
to construction for location of utilities. (E)

At the time of building plan check submittal, the developer shall incorporate the changes
shown on Engineering Services Exhibit "S"(dated 3/9/2006) in the design plans and submit
three sets of civil engineering drawings showing all proposed utilities and public
improvements to the Land Development Engineer for plan check. (E)

(P) = Planning Division; (E) = Engineering Division



